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Annual Town Meeting 2023 Article 36 
Co-sponsored by Select Board and Climate Action Committee

ÅARTICLE 36. To see if the Town will vote to adopt the Municipal Opt-in 
Specialized Code, so called, by accepting the provisions of 225 CMR 22, 
Appendix RC and 225 CMR 23, Appendix CC, with such acceptance to 
take effect on January 1, 2024; or to take any other action in relation 
thereto. 

(Climate Action Committee/Select Board)

ÅMOTION: That the Town hereby adopts the Municipal Opt-In Specialized 
Code, effective January 1, 2024, as set forth in the provisions of 225 CMR 
22, Appendix RC and 225 CMR 23, Appendix CC.



Agenda

ÅMeeting protocol

ÅIntro to Wellesley climate goals and the Opt-in Code

ÅDeep dive - What makes the Opt-in Code special? 

ÅPassive house and multi-family projects 

ÅHigh performance buildings 

ÅQ&A



Meeting Protocol
The meeting is being recorded 

ωRecording and slides will be shared after the webinar 

Comments in the chat are welcome

ωWe will try to answer your question during live Q&A

ωWe will follow up on outstanding chat questions after the meeting 

ωKindly refrain from engaging in chat dialogue during the webinar

To ask a question during designated Q & A period, please 

ωRaise your hand

ωType a question in the chat 

Pleaseremain muted

ωUnless called on to ask a question  



Thank you to our guest panelists

ÅTom Catalano, AIA, Principal, Catalano Architects

ÅMark Doughty, Principal, Thoughtforms

ÅIan Finlayson, Director, Energy Efficiency Division,                 
MA Department of Energy Resources

ÅHank Keating, AIA, President, Passive House Massachusetts

ÅLara Pfadt, AIA, Senior Associate, Architect, and Sustainability 
Strategist, Finegold Alexander Architects



Opt-in Code Outreach

ÅSelect Board
ÅAdvisory Committee
ÅHousing Task Force
ÅWebsite resources 
ÅOne-on-one conversations with building professionals
ÅMarch 6 webinar for building professionals
ÅMarch 8 webinar for TMMs, public, and departments/boards 
ÅMeetings with and email outreach to TMMs 
ÅLeague of Women Voters event 
ÅWellesley Annual Town Meeting ςMarch 27, 2023



50% ωReduction by 2030
ωCompared to 2007 levels

75%
ωReduction by 2040
ωCompared to 2007 levels

Net Zero ω2050 emissions

Wellesley GHG emissions reduction goals
set by Town Meeting in 2021



Our largest sources of emissions:
Buildings and transportation (2021)



Natural gas = 
largest 
emissions 
source
(2021)



Steps to Net Zero Buildings by 2050 

1) Minimize energy use/maximizeenergy efficiency

2) Electrify

3) Power with renewables 



Building Energy Code



Stretch Code:
Continuous Improvement in Building Efficiency
Å2009
ÅStretch Code created
Å20-35% greater efficiency over Base Code

Å2011
ÅWellesley adopts Stretch Code 

Å2021
ÅClimate Act 2021 
ÅDOER established as Stretch Code authority

Å2022-3
ÅStraw proposals
ÅUpdated energy codes issued by DOER
ÅATM article co-sponsored by Select Board, Climate Action Committee





Opt-in Status  

Adopted Working Toward Adoption
Cambridge* Arlington
Somerville* Belmont
Watertown* Boston                       
Brookline* Lexington
Newton* Northhampton

Wellesley
Stowe
Sherborn



/ƻŘŜǎ ǘƘŀǘ άōǳƛƭŘέ ƻƴ ŜŀŎƘ ƻǘƘŜǊ

ωIECC 2021
+ MA amendments
+ Stretch Code amendments
+ Specialized appendices

Opt-in Code

ωIECC 2021
+ MA amendments
+ Stretch Code amendments

Updated Stretch 
Code

ωIECC 2021
+ MA amendmentsUpdated Base Code



Updated Stretch Code automatically applies

ωIECC 2021
+ MA amendments
+ Stretch Code amendments
+ Specialized appendices

Opt-in Code

ωIECC 2021
+ MA amendments
+ Stretch Code amendments

Updated Stretch 
Code

ωIECC 2021
+ MA amendmentsUpdated Base Code

Automatic for 
Wellesley



Opt-in Code: 2023 ATM article

ωIECC 2021
+ MA amendments
+ Stretch Code amendments
+ Specialized appendices

Opt-in Code

ωIECC 2021
+ MA amendments
+ Stretch Code amendments

Updated Stretch 
Code

ωIECC 2021
+ MA amendmentsUpdated Base Code

Automatic for 
Wellesley

2023 ATM article



Fossil Fuel Free Demonstration Project 

ωIECC 2021
+ MA amendments
+ Stretch Code amendments
+ Specialized appendices

Opt-in Code

ωIECC 2021
+ MA amendments
+ Stretch Code amendments

Updated Stretch 
Code

ωIECC 2021
+ MA amendmentsUpdated Base Code

Automatic for 
Wellesley

2023 ATM article

Cƻǎǎƛƭ CǳŜƭ CǊŜŜ άtƛƭƻǘέMunicipal Vote



Communities interested in the pilot

Brookline
Arlington
Cambridge
Lexington
Concord
Acton
Newton
Lincoln
Aquinnah

Boston ςwait list
Salem ςwait list
Somerville ςwait list
Northampton ςwait list The USQ development at 10 Prospect St. is under construction 

in Union Square, Somerville. (Jesse Costa/WBUR)



Details on the
Opt-in Code

ÅApplies ONLY to NEW construction 
ÅNot renovations or additions

ÅConsistent with emissions reduction goals 
ÅFor the State of Massachusetts
ÅAnd the Town of Wellesley

ÅAdds requirements (depending on project) 
ÅElectric pre-wiring

ÅSolar 

ÅPassive House (for large single and multi-family)
ÅEarlier start date for HERS 42



Updated Stretch vs Opt-in Specialized: RESIDENTIAL

Stretch Code

Specialized 

Opt-in Code Stretch Code

Specialized 

Opt-in Code Stretch Code Specialized Opt-in Code

Dwelling units 

up to 4,000 sf All-electric

HERS 452 or 

Passive House 

pathways

HERS 45 or 

Passive House 

pathways Full Full 1 parking spaceOptional Optional

Dwelling units 

up to 4,000 sf Mixed-fuels

HERS 422 or 

Passive House 

pathways

HERS 42 or 

Passive House 

pathways Optional

Pre-wiring 

required 1 parking spaceOptional

Solar PV: җ4 kW for single 

ŦŀƳƛƭȅ ŀƴŘ җлΦтр ²κǎŦ ŦƻǊ 

multi-family (except 

shaded sites and Passive 

House certified buildings)

Dwelling units 

>4,000 sf All-electric

HERS 452 or 

Passive House 

pathways

HERS 45 or 

Passive House 

pathways Full Full 1 parking spaceOptional Optional

Dwelling units 

>4,000 sf Mixed-fuels

HERS 422 or 

Passive House 

pathways

HERS 0 or Phius 

ZERO Optional

Pre-wiring 

required 1 parking spaceOptional

Solar PV or other 

renewables to meet the 

Zero energy building 

definition

Comparison of updated Stretch and Municipal Opt-in Specialized Energy Codes for New Low-rise Residential Buildings1

Minimum Efficiency Electrification Renewable Generation

Building Size Fuel Type

Minimum EV 

Wiring



Updated Stretch vs Opt-in Specialized: COMMERCIAL

Stretch Code Specialized Opt-in Code Stretch Code

Specialized Opt-in 

Code Stretch Code Specialized Opt-in Code

Offices and Schools 

>20,000 sf All Electric

Thermal Energy Demand 

Intensity (TEDI) or Passive 

House pathways

Thermal Energy Demand 

Intensity (TEDI) or Passive 

House pathways Full Full

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional Optional

Offices and Schools 

>20,000 sf Mixed-fuels

TEDI or Passive House 

pathways

TEDI or Passive House 

pathways Optional5 Pre-wiring required

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional

On-site solar PV: Minimum of 

1.5W/sf for each sq foot of the 

3 largest floors or 75% of 

Potential Solar Zone Area

High Ventilation 

(Hospitals, Labs, etc.) All Electric

TEDI, 10% better than 2019 

ASHRAE Appendix G, or Passive 

House pathways

TEDI, 10% better than 2019 

ASHRAE Appendix G, or Passive 

House pathways Full Full

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional Optional

High Ventilation 

(Hospitals, Labs, etc.) Mixed-fuels

TEDI, 10% better than 2019 

ASHRAE Appendix G4, or 

Passive House pathways

TEDI, 10% better than 2019 

ASHRAE Appendix G4, or 

Passive House pathways Optional4,5 Pre-wiring required

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional

On-site solar PV: Minimum of 

1.5W/sf for each sq foot of the 

3 largest floors or 75% of 

Potential Solar Zone Area

Multi-family 

>12,000 sf All Electric

TEDI, HERS 452, Passive House 

pathways, or (until July 1, 

2024) 10% better than ASHRAE 

Appendix G

Passive House pathways or 

HERS 03 Full Full 20% of parking spaces Optional Optional

Multi-family 

>12,000 sf Mixed-fuels

TEDI, HERS 422, Passive House 

pathways, or (until July 1, 

2024) 10% better than ASHRAE 

Appendix G

Passive House pathways or 

HERS 03 Optional5 Pre-wiring required 20% of parking spaces Optional Optional with Passive House

Small Commercial  

(<20,000 sf, except 

multi-family) All Electric

Prescriptive pathway plus 

Stretch Code amendments

Prescriptive pathway plus 

Stretch Code amendments Full Full

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional Optional

Small Commercial  

(<20,000 sf, except 

multi-family) Mixed-fuels

Prescriptive pathway plus 

Stretch Code amendments

Prescriptive pathway plus 

Stretch Code amendments Optional5 Pre-wiring required

20% of parking spaces for 

residential and business 

uses, 10% for other uses Optional

On-site solar PV: Minimum of 

1.5W/sf for each sq foot of the 

3 largest floors or 75% of 

Potential Solar Zone Area

Comparison of updated Stretch and Municipal Opt-in Specialized Energy Codes for New Commercial Buildings1

Building Type Fuel Type

Minimum Efficiency Pathway Electrification

Minimum EV Wiring

Renewable Generation



2018-2020: 
55-59% of new
low-rise residential 
construction                
>4,000 sq. ft.
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New Low-rise Residential Construction in Wellesley

Buildings with a total living area under 4,000
square feet

Buildings with a total living area equal to or
greater than 4,000 square feet



Incentives 

ÅFederal, State, and Local rebates and 
tax credits for:
ÅWeatherization
ÅElectrification 
ÅEnergy efficiency 
ÅSolar 

ÅAll-electric homes are generally 
cheaper to build
ÅHeat pump(s) replaces both Central A/C + 

Furnace(s) 

ÅHigh performance buildings are 
cheaper to operate



Why adopt the Opt-in Code?

ÅNecessary for meeting GHG emissions goals

ÅIŜƭǇǎ ǳǎ ǎǘƻǇ ŘƛƎƎƛƴƎ ǘƘŜ Ŧƻǎǎƛƭ ŦǳŜƭ άƘƻƭŜέ
ÅNew construction only 

ÅHelps avoid costly future retrofits 

ÅPromotes 
ÅHealthier, more comfortable indoor environments
ÅGreater resilience (especially with Passive House)



Opt-in Specialized Energy Code
Summary for Wellesley

March 6, 2023

Ian Finlayson M˟A DOER



RESIDENTIAL 
Low Rise & Multi-family
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